
  

  

 
 
 
 
 
 
 
 
 
 

PLANNING AND ZONING COMMISSION 
MEETING MINUTES 

 
July 24, 2006 

 
MEMBERS PRESENT:  Emery Zahner, Cliff Aucter (arrived 7:20), Lori Spielman (arrived 

7:10), Arlo Hoffman, Bob Hoffman, Geri Kupecky and Alternate Jim 
Prichard  

  
MEMBERS ABSENT:   Alternates Carol Strom and Joe Wehr 
 
STAFF PRESENT: Robert A. Phillips, Town Planner and Kristin Michaud, Recording 

Secretary 
I.  CALL TO ORDER: 
   
Chairman Zahner called the Planning & Zoning Commission (PZC) meeting to order at 7:05 PM at 
the Ellington Town Hall Annex Meeting Room, 57 Main Street, Ellington, CT. 
 
II. PUBLIC COMMENTS: NONE 
 
III. PUBLIC HEARINGS: 
 
THE COMMISSION WENT OUT OF AGENDA ORDER 
 

2. #S200603 – Sullivan Farms, LLC for a 9 lot subdivision on property located on Grant 
Road, APN 005-048-0002 in an AA Zone.  

 
TIME: 7:06 
 
SEATED: A. Hoffman, B. Hoffman, L. Spielman, J. Prichard, E. Zahner, C. Aucter 
 
Chairman Zahner read a fax from the Town Attorney dated 7/24/06. 
Chairman Zahner read Town Attorney’s letter dated 7/13/06. 
Chairman Zahner read Buck & Buck’s letter dated 7/11/06. 
Chairman Zahner read Town Attorney’s letter dated 6/30/06. 
 
Hank Torcellini, P.E. Gardner & Peterson came forward to review the application with the 
commission. The discharge from the basin goes into Vernon. The Town of Ellington will maintain 
up to the town line. He also stated that he walked the property and the northern boarder of the 
project is well buffered to the neighbors.  
 
Several members of the public had concerns regarding the drainage. 
 
MOVED (SPIELMAN), SECONDED (B. HOFFMAN) AND PASSED (C. AUCTER – ABSTAINED) 
TO CLOSE THE PUBLIC HEARING FOR #S200603 – SULLIVAN FARMS, LLC. 
 



Planning & Zoning Commission 
July 2, 2006, Page 2 of 7 
 
MOVED (A. HOFFMAN), SECONDED (SPIELMAN) AND PASSED (C. AUCTER – ABSTAINED) 
TO APPROVE WITH CONDITIONS #S200603 – SULLIVAN FARMS, LLC. 
 
CONDITIONS: CONDITIONS OF APPROVAL FOR PLAN REVISED TO 6/20/06. 1.) HOLD 
HARMLESS AGREEMENT REGARDING DRAINAGE TO BE EXECUTED IN FAVOR OF THE 
TOWN OF ELLINGTON 2.) SIGNATURE OF SOIL SCIENTIST STATING THAT THERE ARE NO 
WETLANDS AND/OR WATERCOURSES ON THE SITE TO BE INCLUDED ON FINAL PLANS 
3.) SUBJECT TO STIPULATIONS IN CORRESPONDENCE FROM VERNON 4.) SUBJECT TO 
THE STIPULATIONS IN THE TOWN ENGINEER’S LETTER DATED 6/26/06 5.) SUBJECT TO 
FEE-IN-LIEU OF OPEN SPACE BY STEWART APPRAISALS 6.) OFFSITE DRAINAGE AND 
ONSITE DETENTION BASIN SHALL BE INSTALLED PRIOR TO ANY OTHER WORK ONSITE 
7.) DRAINAGE AND MAINTENANCE EASEMENT SHALL BE EXECUTED ON THE ELLINGTON 
PORTION OF THE DRAINAGE ONTO RHINE’S PROPERTY 8.) SUBJECT TO HEALTH 
DEPARTMENT CONDITIONS OF APPROVAL DATED 5/4/06 9.) SUBJECT TO TOWN 
ATTORNEY LETTER DATED 7/24/06. 
 

1. #Z200619 – Sullivan Farms, LLC for special permit for 1 rear lot in conjunction with a 9 
lot subdivision on property located on Grant Road, APN 005-048-0002 in an AA Zone.  

 
TIME: 7:35 
 
SEATED: A. Hoffman, B. Hoffman, L. Spielman, J. Prichard, E. Zahner, C. Aucter 
 
Hank Torcellini, P.E. Gardner & Peterson came forward to review the rear lot with the commission. 
 
MOVED (A. HOFFMAN), SECONDED (SPIELMAN) AND PASSED (C. AUCTER – OPPOSED) 
TO APPROVE #Z200619 – SULLIVAN FARMS, LLC 
 
THE COMMISSION WENT BACK TO ORIGINAL AGENDA ORDER 
 

3. #Z200625 – Richard Rizzo for a site plan approval and special permit for unified sign 
design on property located at 135 West Road, APN 037-005-0086 in a PC Zone. 
(Continued from the June 26, 2006 meeting) 

 
TIME: 7:50 
 
SEATED: E. Zahner, C. Aucter, L. Spielman, B. Hoffman, J. Prichard, A. Hoffman 
 
Russ Hassman, National Sign Corp. came forward for the application. The monument sign has 
been redesigned to 32 sq. ft. and 8 ft in height. The monument sign will be located on the North 
side of the entrance to the site. The sign will be internally illuminated. Mr. Hassman handed out a 
landscaping plan surrounding the monument sign and reviewed that with the commission. The 
landscaping will have perennials on either side and barberry bushes on the ends.  
 
Commissioner Spielman wondered if there could be more perennials around the monument sign 
making the area a little bigger. 
 
Several members of the public wondered if the sign will be illuminated 24 hours. 
 
John Jenza, Big Y, explained that all signs will go out within one hour of the store closing. The 
signs are not 24 hours. 
 
MOVED (SPIELMAN), SECONDED (B. HOFFMAN) AND PASSED UNANIMOUSLY TO CLOSE 
THE PUBLIC HEARING FOR #Z200625 – RICHARD RIZZO.  
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MOVED (SPIELMAN), SECONDED (B. HOFFMAN) AND PASSED UNANIMOUSLY TO 
APPROVE WITH CONDITIONS #Z200625 – RICHARD RIZZO. 
 
CONDITIONS: APPROVAL OF THIS APPLICATION DOES NOT CONSTITUTE SIGN 
APPROVAL FOR ANY INDIVIDUAL TENANT 2.) TO WIDEN LANDSCAPING BED AROUND 
THE SIGN AND PLANT PERENNIALS ON EACH SIDE OF THE BARBERRY BUSHES 3.) SIGN 
LIGHTS WILL GO OUT ONE HOUR AFTER STORE CLOSES. 

 
THE COMMISSION REVIEWED ITEMS 4 & 5 TOGETHER 
 

4. #S200605 – Pioneer Builders of Ellington, Inc. for a 10 lot subdivision on property 
located at 51 Middle Road, APN 043-007-0000 in an AA Zone. 

 
TIME: 8:20 
 
SEATED: A. Hoffman, E. Zahner, R. Hoffman, G. Kupecky, L. Spielman, C. Aucter 
 
Attorney Kerensky of Kahan, Kerensky, & Capossela, came forward for the applicant.  He reviewed 
what the open space would look like if they were to give open space to the town. He explained that 
the open space that would be given does not make sense and that they would rather pay fee-in-
lieu of open space.  
 
Dana Steele, J. R. Russo & Associates, came forward and pointed out the open space and how it 
wouldn’t be useful to the town. The open space would be mostly wetlands and the only access to 
the open space would be an easement along lot 10.  
 
Attorney Kerensky read Buck & Buck’s letter dated 6/26/06. 
 
Mr. Steele reviewed drainage with the commission. He explained how the land as it is now has 
more run off then when the development goes up. The grass will hold more water than the crops 
on the land now. There will be a reduction in run off. The detention basin is located in the South 
Eastern corner of the property and it will hold the 100 year storm. He also explained that there are 
10 lots including 2 rear lots that have 25’ of frontage and a single driveway for both lots cutting 
down on curb cuts. As far as landscaping goes there will be 33 white pines planted in clusters of 3 
along the rear lots. For buffering purposes as requested by the Town Planner, Robert Phillips. 
 
Chairman Zahner read Buck & Buck’s letter dated 7/24/06. 
 
MOVED (KUPECKY), SECONDED (A. HOFFMAN) AND PASSED UNANIMOUSLY TO CLOSE 
THE PUBLIC HEARING FOR #S200605 – PIONEER BUILDERS OF ELLINGTON, INC.  
 
MOVED (B. HOFFMAN), SECONDED (KUPECKY) AND PASSED UNANIMOUSLY TO 
APPROVE WITH CONDITIONS #S200605 – PIONEER BUILDERS OF ELLINGTON, INC. 
 
CONDITIONS: HOLD HARMLESS AGREEMENT REGARDING DRAINAGE TO BE EXECUTED 
IN FAVOR OF THE TOWN OF ELLINGTON 2.) 75’ CONSERVATION EASEMENT ON THE 
EASTERN BOARDER OF THE PROPERTY 3.) TO CONSTRUCT SIDEWALKS 4.) FEE-IN-LIEU 
TO BE SUBMITTED FOR PLANNING AND ZONING COMMISSION APPROVAL AFTER 
APPRAISAL FROM STEWART APPRAISALS AS AGREED TO BY THE APPLICANT. 
 

5. #Z200637 – Pioneer Builders of Ellington, Inc. for a special permit for 2 rear lots in 
conjunction with a 10 lot subdivision on property located at 51 Middle Road, APN 043-
007-0000 in an AA Zone. 
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TIME: 8:20 
 
SEATED: A. Hoffman, E. Zahner, R. Hoffman, G. Kupecky, L. Spielman, C. Aucter 
 
Dana Steele, J.R. Russo & Associates, reviewed the rear lots with the commission. 
 
MOVED (AUCTER), SECONDED (KUPECKY) AND PASSED UNANIMOUSLY TO CLOSE THE 
PUBLIC HEARING FOR #Z200637 – PIONEER BUILDERS OF ELLINGTON, INC.  
 
MOVED (SPIELMAN), SECONDED (PRICHARD) AND PASSED (C. AUCTER – OPPOSED) TO 
APPROVE #Z200637 – PIONEER BUILDERS OF ELLINGTON, INC. 
 

6. #Z200624 – Eben Holmes for a special permit for a 3 bay detached garage on property 
located at 240 Crystal Lake Road, APN 084-014-0000 in an AA Zone. 

 
TIME: 8:45 
 
SEATED: A. Hoffman, R.Hoffman, G. Kupecky, L. Spielman, C. Aucter, J. Prichard 
 
Eben Holmes, 240 Crystal Lake Road, came forward to request a 3 bay garage for his business.  
 
Town Planner, Robert Phillips, discussed the need for a home occupation permit. 
 
MOVED (SPIELMAN), SECONDED (KUPECKY) AND PASSED UNANIMOUSLY TO CLOSE 
THE PUBLIC HEARING FOR #Z200624 – EBEN HOLMES.  
 
MOVED (SPIELMAN), SECONDED (PRICHARD) AND PASSED UNANIMOUSLY TO APPROVE 
WITH CONDITIONS - #Z200624 – EBEN HOLMES. 
 
CONDITIONS: NO ACCESSORY APARTMENT WITH THIS APPROVAL 2.) IF THIS GARAGE IS 
TO BE USED IN CONJUNCTION WITH A HOME OCCUPATION THEN A MODIFICATION OF 
THAT PERMIT MUST BE INITIATED BY APPLICANT. 
 

7. #Z200628 – Steve Moser for a special permit for a detached 2 car garage addition on 
property located at 61 Wapping Wood Road, APN 005-004-0000 in an AA Zone. 

 
MOVED (AUCTER), SECONDED (KUPECKY) AND PASSED UNANIMOUSLY TO POSTPONE 
THE PUBLIC HEARING DUE TO LACK OF MAILINGS FOR #Z200628 – STEVE MOSER.  
 

8. #Z200629 – Frank & Debbie Lepri for site plan approval for a coffee shop on property 
located at 291 Somers Road, APN 083-013-0000 in a C Zone. 

 
MOVED (B. HOFFMAN), SECONDED (KUPECKY) AND PASSED UNANIMOUSLY TO 
POSTPONE THE PUBLIC HEARING DUE TO LACK OF MAILINGS FOR #Z200629 – FRANK & 
DEBBIE LEPRI.  
 

9. #Z200632 – Nutmeg Industrial Park, LLC for site plan modification to modify paved 
parking lot to gravel parking lot on property located at 7 Nutmeg Drive, APN 017-022-
0006. 

 
TIME: 9:50 
 
SEATED: A. Hoffman, L. Spielman, C. Aucter, G. Kupecky, E. Zahner, B. Hoffman 
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Guy Burns, 9 lake Lane, came forward for the application. Mr. Burns wants a gravel parking lot 
instead of a paved one.  
 
Chairman Zahner thought that paving the lot would be better with rental vehicles going in and out 
of the parking area.  
 
MOVED (AUCTER), SECONDED (KUPECKY) AND PASSED UNANIMOUSLY TO CONTINUE 
THE PUBLIC HEARING TO THE AUGUST 28, 2006 MEETING FOR #Z200632 – NUTMEG 
INDUSTRIAL PARK, LLC.  
 

10. #Z200634 – William Mandell for a special permit to construct a 2040’ convenience store 
on property located at 194 Windorville Road, APN 009-067-0000 in a C Zone. 

 
TIME: 10:05 
 
SEATED: A. Hoffman, L. Spielman, C. Aucter, G. Kupecky, E. Zahner, B. Hoffman 
 
Attorney Len Jacobs, came forward for the applicant. He explained that they wanted to take down 
the existing store and replace it with a new one. They have a variance approval already for the 
project. There will be very little technical changes to the station.  
 
Mark Bartucci, Traffic Engineer with VHB, came forward to review traffic control. In the three years 
of data he collected there has only been one accident in that area and it had nothing to do with this 
site. It will be a 1350’ expansion and there will be plenty of room for cars to access the pumps. 
 
Tom Manning, Architect, FLB Architects, handed in a plan of what the new building would look like 
and reviewed that with the commission. 
 
Chairman Zahner read Buck & Buck’s letter dated 7/24/06. 
Chairman Zahner read Fire Marshal’s letter dated 7/05/06. 
 
MOVED (KUPECKY), SECONDED (SPIELMAN) AND PASSED UNANIMOUSLY TO CONTINUE 
THE PUBLIC HEARING TO THE AUGUST 28, 2006 MEETING FOR #Z200634 – WILLIAM 
MANDELL.  
 

11. #Z200635 – Cornerstone Ellington, LLC for site plan modification to reduce the size of 
proposed retail building on northerly side of the Big “Y” from 35,000’ to 19,000’ in a PC 
Zone. 

 
TIME: 10:30 
 
SEATED: A. Hoffman, L. Spielman, C. Aucter, G. Kupecky, E. Zahner, B. Hoffman 
 
Hank Torcellini, P.E. Gardner & Peterson came forward to review the application with the 
commission. He explained that they reduced the building size to make a more marketable space 
for a new tenant.  
 
Jack Neubieser, Borghesi, reviewed the aesthetics of the property with the commission.  
 
Several members of the public had questions for the applicant. 
 
Chairman Zahner read Design Review Board’s comments dated 7/08/06. 
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MOVED (KUPECKY), SECONDED (SPIELMAN) AND PASSED UNANIMOUSLY TO CLOSE 
THE PUBLIC HEARING FOR #Z200635 – CORNERSTONE ELLINGTON, LLC.  
 
MOVED (AUCTER), SECONDED (SPIELMAN) AND PASSED UNANIMOUSLY TO APPROVE 
WITH CONDITION #Z200635 – CORNERSTONE ELLINGTON, LLC. 
 
CONDITION: DO NOT INCORPORATE 2 ADDITIONAL LIGHTS IN THE BACK OF THE 
BUILDING AS WAS RECOMMENDED BY THE DESIGN REVIEW BOARD. 

 
12. #Z200636 – McDonald’s Corporation for a special permit to construct a McDonald’s 

restaurant on property located at 135 West Road, APN 037-005-0086 in a PC Zone. 
 
TIME: 10:50 
 
SEATED: A. Hoffman, L. Spielman, C. Aucter, G. Kupecky, E. Zahner, B. Hoffman 
 
Attorney Len Jacobs, came forward for the applicant. He stated that this application meets all 
requirements in our zoning regulations. 
 
John Kusik, Bohler Engineering, reviewed the application with the commission. The McDonalds will 
be 3,886 sq. ft. with a double drive through. There will be one way circulation around the building. 
There will be 75 plantings around the site. He handed in what the building would look like and a 
traffic study. He reviewed the study with the commission.  
 
Several members of the public had concerns about this application.  
 
Town Planner, Robert Phillips, members of the commission and members of the public expressed 
their concern regarding the proposed design and its lack of compatibility with town character. 
 
MOVED (SPIELMAN), SECONDED (KUPECKY) AND PASSED UNANIMOUSLY TO CONTINUE 
THE PUBLIC HEARING TO THE AUGUST 28, 2006 MEETING FOR #Z200636 – MCDONALD’S 
CORPORATION.  
 
IV. UNFINISHED BUSINESS: NONE 

 
V. NEW BUSINESS: 
 

1. MOVED (A. HOFFMAN), SECONDED (SPIELMAN) AND PASSED UNANIMOUSLY TO 
ADD BY VOICE VOTE CGS 8-24 REVIEW FOR A FIRE STATION TO BE LOCATED AT 
59 PINNEY STREET.  

 
MOVED (KUPECKY), SECONDED (B. HOFFMAN) AND PASSED UNANIMOUSLY TO 
APPROVE CGS 8-24 REVIEW FOR A FIRE STATION LOCATED AT 59 PINNEY STREET. 
 

2. Request from Robert Dietrich to allow the Town Planner to approve changes to landscaping 
at the Center Village project located on 22 Maple Street (#Z200522). 

 
THIS ITEM WAS TABLED TO THE AUGUST 28, 2006 MEETING 
 

3. Request for a 5 year extension to complete subdivision improvements for the Crystal Ridge 
Subdivision (#S200113) 

 
THIS ITEM WAS TABLED TO THE AUGUST 28, 2006 MEETING 
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4. Request for final approval for phase 2A of Crystal Ridge Subdivision (#S200113). 
 
THIS ITEM WAS TABLED TO THE AUGUST 28, 2006 MEETING 
 

5. #Z200638 – Daryl & Rick DeCarli for site plan approval to construct two barns and a riding 
arena on property located at 189  Sadds Mill Road, APN 100-008-0000 in an I & RA Zone. 
(Receipt Only) 

 
THIS ITEM WAS TABLED TO THE AUGUST 28, 2006 MEETING 
 
VIII. ADMINISTRATIVE BUSINESS: 

1. Approval of Meeting Minutes: 
      June 26, 2006 Regular Meeting Minutes and June 22, 2006 Special Meeting Minutes. 

 
THIS ITEM WAS TABLED TO THE AUGUST 28, 2006 MEETING 

 
2. Correspondence:  

a. Thursday July 6, 2006 Design Review Board’s comments and minutes. 
b. Letter to Lee’s Auto Ranch from Lisa Houlihan dated 7/10/06. (171/161 West Road) 
c. Letter to Robert Phillips from the Town Attorney dated 7/5/06. (Notice to Abutters) 
d. Letter to Dana Steele from Robert Phillips dated 6/28/06. (Comments from 6-26-06 

PZC meeting) 
 
THIS ITEM WAS TABLED TO THE AUGUST 28, 2006 MEETING 
 
IV. ADJOURNMENT: 
 
MOVED (B. HOFFMAN), SECONDED (SPIELMAN) AND PASSED UNANIMOUSLY TO 
ADJOURN THE MEETING AT 11:40 PM. 
 
Respectfully Submitted, 
 
Kristin Michaud 
Recording Secretary  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


